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THE DENVER

BAR ASSOCIATION

RECORD

Revaluation of Propertyin Denver for Purpose of
Assessment
By CLEM W. Coi.LINs
Assessor for the City and Connty of Denver

taxassertion
of somemeets
with the
VERY
assessor
frequently
payer that his property is not
assessed on the same basis as his neighbor. This will always be the case for
exact equalization will never be possible. However there are degrees of
equalization and no assessor should be
completely satisfied with his accomplishments.
The easiest way is for
the assessor to carry forward his assessments from year to year and concern himself only with the complaints
registered with him which he investigates and adjusts. However only a
very small percentage of the total taxpayers make formal complaints even
though they feel they are over-assessed
and of course those who are underassessed, will never complain, therefore the assessor who does not feel
reasonably sure that all of his assessments are on the same basis of valuation is perpetrating and perpetuating
an injustice against a large portion of
the taxpayers within his jurisdiction.
Sales Studied
When the present administration of
the City and County of Denver took
charge of its affairs, they found that
many complaints of inequality were
being received and investigation showed that many of them were justified.
In order to determine to what extent
this condition existed, a record was
started on January 1, 1924 in which
was recorded every transfer of property in the city and the consideration
noted. Beside this consideration was
entered the assessed value of the property sold. From this the ratio of assessment to sales price was determined,
not only for each sale but for each ad-

dition or sub-division in the city and
for the city as a whole. The aggregate assessment for the entire city as
compared with all the sales, showed
that the city as a whole was very fairly assessed and the ratio of assessed
value to sales value was approximately
in accord with the ratio maintained
throughout the counties of the state
as determined by the State Tax Commission. The discrepancy in the assessment of individual parcels however
was quite startling. In thousands of
cases the assessments were found to
be only a small part of the consideration received, while in thousands of
other cases the sales had been for less
than the assessed value.
Anyone reading the above may justly wonder how such a condition could
have arisen. A study of the situation
reveals the fact that these errors in
valuation have accumulated in a perfectly natural manner throughout the
years and can not be said to be the
fault of any one in particular. Valuations or appraisals made by experts
whose experience and training have
been different, will vary greatly, so it
is easy to understand how Deputy Assessors in the years gone by, have
used different bases of valuation, resulting in the valuation of similar
property at widely different amounts.
Each man was left to his own judgment and in view of the fact that the
turnover of Deputy Assessors is very
great, very few indeed surviving a
change of administration, their judgment could not be expected always to
be the best. Especially is this true
because of the fact that small salaries
were paid and experienced appraisers
seldom secured.
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Changes in Construction Costs
Perhaps the chief cause of the marked discrepancy in valuations is due to
changes in construction costs. A careful investigation has been made by
the assessor's office in Denver during
the last two years to determine how
much has been the fluctuation in building costs over a long period of time.
A research Department has been established from whose investigations the
retail cost of every kind of building
material has been determined from
1900 to 1925, also the scale of wages in
the building trades for each of these
years has been determined and from
this a Chart has been compiled showing the trend of building costs. This
chart, taking 1913 costs as 100%, shows
that in Colorado the cost of construction of brick buildings (not including
steel skeleton buildings) was 77% in
1900, 88% in 1905, 99% in 1910, 98%
in 1915, 214% in 1920, an i 198% in
1925. This shows that if a house was
built for $10,000 in 1913, the same
house could have been built in 1900 for
$7,700, and a similar house built in
1920 would have cost $21,400 and if
built in 1925 would have cost $19,800.
Colorado building statistics were
found to differ considerably from the
National index figures compiled by
various authorities, this being due to
the proximity to source of material
and to the fact that labor costs were
not affected by the radical fluctuations
in the seaboard cities and industrial
centers of the country.
Buildings
were entered on the assessment rolls
at the assessor's estimate of the value
at the time they were erected. When
a jump of practically 220% in building
costs in five years, from 1915 to 1920, is
found, it is not difficult to understand
how equalization is thrown out of gear.

Fluctuations in Land Values
In the case of land it is extremely
difficult to keep pace with the fluctu-
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ating values in a large and rapidly
growing city.
Business centers are
found to shift. The center of the retail business district, which is always
the center of value, will frequently be
found to shift several blocks within a
few years, reducing the value of the
former center and increasing the value
of the present center. Similarly, exclusive residence sections become passe
through the encroachment of apartment houses and business buildings
and newly restricted sections are established, converting what was formerly low-priced, outlying land into land
commanding fancy prices and depreciating the old section. This illustrates
how land values get out of gear.
The variation was found to be so
great in Denver that immediate action
seemed imperative.
Then came the
problem of how best to proceed in
order not only to get an equality of assessment but to have this assessment
on the basis of actual value as required
by law.
Visits to Other Cities
The Manager of Revenue visited several of the big cities throughout the
country who have attempted, or are
attempting, to remedy similar conditions in their respective cities and the
best features in each plan were adopted
and adapted to our local needs and
additional plans were laid to take
care of the problems peculiar to ourselves. Correspondence was had with
other taxing authorities and a considerable amount of literature accumulated.
In practically every state
where similar attempts at revaluation
have been made, the work was either
done voluntarily by a large committee
of Realtors and other interested and
well-posted citizens or by professional
appraisers who were engaged at a
heavy cost to the city. Neither of these
plans seemed feasible in Denver so
steps were taken to create a corps of
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experts within the Department who
would be able not only properly to appraise the property now existing but
to remain as a permanent technical
staff to appraise buildings erected in
the future and to keep the values of
existing buildings adjusted and equalized. The selection of men capable of
doing the work was the first consideration and this was not done hurriedly.
The staff of appraisers has been gradually recruited during the last two
years and are men who have had experience qualifying them for the work
on hand. They have in practically
every case, been dealers in real estate,
contractors, engineers, appraisers for
insurance companies or real estate appraisers of long experience.
Classifying Buildings
After having secured the men of
satisfactory fundamental training, a
school was organized under the auspices of the Board of Education and an
engineer was placed in charge of the
course and all of the field men or appraisers, and many of the office force
attended. The school was organized in
the Fall of 1924, sessions being held
twice a week in the evening from 5:45
to 7:30. The public was invited to attend the lectures and many availed
themselves of the opportunity. ' All
technical features involved in the appraisal of property were studied. The
assessors were taught how to estimate
the cost of excavations, brick work,
mill work, roofing, heating plants, etc.
'The
various types of buildings were
classified and through careful research
and study of actual costs of specific
buildings, prices per cubic foot for
In the
each class was determined.
neighborhood of 100 classes of buildings were established and three rates
determined for each class in accordance with the character of constrution; good, medium or poor. If conditions at any time are encountered
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which render the prescriued rates inapplicable, the assessors are instructed to use their judgment in varying
the prescribed rates, always noting
on their field notes the reason for such
variation. In making appraisals, complete field notes are obtained including a picture of the building, all of
which is recorded on a permanent
record showing the factors considered
in arriving at the final valuation. In
many cases the assessor from this
record is able to tell the owner facts
regarding his property which he himself did not know.
A definite, uniform system having
been established and all of our men
having been trained in the same school
and all of the work being done within
one year, the administration feels that
its work will show the nearest approach to equalization possible. An
extensive Manual for the guidance of
Deputy Assessors has been compiled
covering every phase of the work and
illustrating the technical features such
as the method of figuring the different
elements of a building, discussion of
methods of computing depreciation,
how to determine obsolescence and
utility depreciation, how to evaluate
the influence of surrounding conditions,
city zoning, etc., what the laws are
governing assessments and discussion
of the latest thought on the assessor's
problems, among tax authorities of
the country and many other matters
helpful in the work.
Appraising Lands
The appraisal of the land presents
another problem. In general, the principles involved in the Lindsey-Bernard,
Sommers and other similar systems,
will be used so far as practicable. The
value of an inside lot having been determined through a study of sales, appraisals, etc., a percentage will be added for corner and other benefits. These
percentages have -been made as uni-
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form as possible varying only where
extraordinary conditions demonstrate
the rule to be inapplicable. As values
were tentatively determined in various
sections of the city, an advisory committee of the Real Estate Exchange
was called into conference to review
these valuations and offer suggestions
where they deem the values set, incorrect. Maps are being compiled to show
the assessment of land throughout the
entire city and the public is invited
and urged to study these maps in order that they may see not only at what
value their own property is stated on
the Assessor's books, but their neighbor's as well. With the exception of a
few local adjustments, this work of
reappraising all the land and buildings
in Denver has been completed and the
new valuations placed on the assessment rolls as of April 1, 1926. The
field men averaged ten appraisals per
man per day. The average salary of
the field force being about $6.00 per
day, the cost per appraisal is about
sixty cents. This does not include the
office expense incidental to copying on
the permanent records, checking, photographing, etc. There were about
65,000 buildings appraised.
If this work had to be repeated every
year or every few years, the cost would
be exorbitant. Under the present plan
this will not be necessary. In appraising a building the probable life is estimated as accurately as possible taking
into account probable obsolescence and
utility depreciation as well as wear
and tear. Very few buildings in a
growing city of the age of Denver, will
remain in use until physically exhausted. They are torn down to make way
for more modern structures.
This
makes obsolescence an important and
almost universal factor in determining
valuation. After having determined
the probable life, an annual rate of depreciation is arrived at and noted on
the permanent record. Annually here-
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after the estimated depreciation will
be deducted from the assessed value of
the preceding year. If conditions arise
which vary the original schedule of
depreciation, corresponding changes
will be made in the future calculations.
Land cannot be reappraised annually
in this manner. Changes in value are
more Intangible and indefinite. It is
estimated that a complete reappraisal
of land every five years will keep the
values sufficiently uniform, and this
work can be done by the regular field
force without additional help.
Cooperation from Real Estate

Exchange
In addition to the Committee from
the Real Estate Exchange mentioned
above, other committees have been appointed who have cooperated in a
splendid way with the Assessor's
office. Committees appointed by the
Denver Chapter of the American Institute of Architects and the Master
Builders Association, have been consulted frequently as well as other members of these professions in arriving
at cost per cubic foot and in gathering
other data for the Assessor's Manual.
There is little new under the sun and
but little in our plan and system is
original.
It is rather an accumulation of the best ideas of experts over
the country, no small part of which has
been contributed by our own citizens.
Total Aggregate Assessment

Unchanged
The revaluation did not result in a
change in the total aggregate assessed
value of the city, our purpose being
merely to equalize assessments. The
increase in the 1926 Abstract over that
of 1925 was due entirely to the erection
of new buildings during the year. The
question is frequently asked as to the
effect of the reappraisal on taxes.
From the facts as stated above, it will
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readily be seen that it cannot have any
effect either on taxes or the levy.
Another important consideration has
been the keeping of a proper equalization in the ratio of assessment among
Denver and the other counties. This
has been accomplished through the cooperation of the State Tax Commission,
who each year make extensive comparisons of assessed values with transfers

from which is determined an average
for the state. It is our duty to the
state as a whole to assess on as high
a basis as the other counties. It is
likewise our duty to the citizens of our
own county not to assess on a higher
basis than do the other counties. It
has been our purpose to see that an
equitable balance is maintained so that
justice will be done all around.

The Bar Primary

ON

Primary Committee composed
December 2, 1926, the Joint
of the members of the Judiciary
and Judicial Selection Committees of
this Association adopted the following
rules for the holding of a Bar Primary:
"In accordance with a resolution of
The Denver Bar Association, the Judiciary Committee and Judicial Selecticn
Committee have adopted the following
rules for the holding of Bar Primaries
to make recommendations to the Governor for the successor to Judge
Charles C. Butler on the District
Bench:
1. All practicing lawyers in Denver,
as well as members of The Denver
Bar Association, will be entitled to
vote at the primaries to be held.
2. Two primaries shall be held.
3. Any practicing Denver lawyer
may be a candidate, and his name
may be submitted by letter either by
himself, or by any other lawyer. No
acceptance is required for the first primary.
4. ALL NOMINATIONS MUST BE
IN THE HANDS OF THE SECRETARY OF THE ASSOCIATION ON
OR BEFORE 12 O'CLOCK NOON ON
WEDNESDAY THE 8TH DAY OF
DECEMBER, 1926.
8. In making nominations the party
affiliation of the candidate shall be
stated.

6. A printed list of all candidates
proposed will be furnished the voters
before the first primary, there being
a separate list for each party group.
7. At the first primary, each lawyer
may vote for not more than 3 Democrats and 3 Republicans.
8. After the first primary is held
the 6 highest candidates in each party
group accepting the nomination shall
be candidates in the second primary.
9. The 3 Democratic candidates receiving the highest vote, and the 3
Republican candidates receiving the
highest vote at the second primary,
shall be the persons to be recommended to the Governor.
10. All voting will be by mail and
all ballots must be signed. To avoid
duplications no unsigned ballots will
be counted. All ballots will be treated as confidential, and will be opened
only in the presence of the joint committee. Dates for voting will be announced later."
A copy of these rules was sent to
every member of The Denver Bar Association and every practicing lawyer
in Denver, as near as possible. The
first ballot, designated Bar Primary
Ballot No. 1, was mailed December 9,
1926, and contained the names of
eleven Democratic and thirteen RepubUcan candidates, together with the following instructions:

